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California Coastal Commission Hearing of August 8, 2006 at the Los Angeles 
Harbor Hotel in San Pedro.   

 
AMENDMENT SYNOPSIS 
 
On May 5, 2006, the City of Port Hueneme submitted an amendment to the Land Use 
Plan and Implementation Plan portions of its certified Local Coastal Program (LCP). The 
amendment proposes to revise the LCP Land Use and Zoning Ordinance and Maps on 
one property from “Industrial” and “M-1: Light Industrial Zone” to “Low Density 
Residential” and “R-1 (PD): Single Family Zone (Planned Development)”, respectively.  
The Amendment also proposes to revise the LCP Land Use and Zoning Ordinance and 
Maps on a second property from “Industrial” and “M-1: Light Industrial Zone” to “Medium 
Density Residential” and “R-2 (PD): Limited Multifamily (Planned Development)”, 
respectively.  The two subject parcels, comprising of about 17 acres of land, are 
contiguous to each other and located southeast of the intersection of Hueneme Road 
and Surfside Drive.  The area that is subject to this LCP Amendment is part of a larger 
geographic segment identified in the certified LCP as “Area C: Surfside Industrial” 
(Exhibits 1 - 3).   
 
On May 18, 2006, the Executive Director determined that the City’s amendment 
submittal was in proper order and legally adequate to comply with the submittal 
requirements of Coastal Act Section 30510 (b).   
 

SUMMARY OF STAFF RECOMMENDATION 
 
Staff recommends that the Commission, after a public hearing, DENY the Amendment 
to the LCP Land Use Plan Designation and Land Use Plan Map, as it is not in 
conformity with the Chapter 3 Policies of the Coastal Act.  The LCP Land Use Plan 
Amendment, as submitted, is inconsistent with the Coastal Act and the Zoning 
Ordinance and Map are inadequate to carry out the existing City’s Land Use Plan.    
The proposed Amendment would replace the existing “Industrial” designation that 
currently allows for industrial land uses, including coastal-related industrial uses of the 
subject site which are designated as higher priority land uses than residential land uses 
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under the Coastal Act.  In addition, the Oxnard Harbor District has indicated that it is 
currently in the process of attempting to acquire these properties for Coastal Related 
purposes to support the District’s vehicle storage and distribution needs.   
 
The standard of review for the proposed amendment to the certified Land Use Plan 
(LUP), pursuant to Section 30512 and 30514 of the Coastal Act, is whether the 
proposed amendment conforms with the requirements of Chapter 3 of the Coastal Act.     
 
The City's proposed Zoning Ordinance amendment to convert a portion of “Area C 
Surfside Industrial” from “industrial” to “single family” and “multi-family residential” 
zones, as submitted, is inadequate to carry out the City’s existing certified Land Use 
Plan allowing for Coastal Related/Industrial land uses.  
 
The standard of review for the proposed amendment to the certified Implementation 
Plan, consisting of zoning ordinances and zoning maps, pursuant to Section 30513 of 
the Coastal Act, is whether the proposed amendment conforms with or is adequate to 
carry out the provisions of the certified land use plan.   
 
The recommended Motions and Resolutions are provided on pages five (5) and 
six (6) of this report.  
 
 

STAFF NOTE 
The Commission must act on this amendment within 90 days of the date this LCP 
Amendment was filed, therefore, the Commission must act on this LCP Amendment at 
the Commission’s August 9-11, 2006 meeting.  As an alternative, the Commission may 
extend the time for review up to one year from the date this Amendment was filed.    
 
The City previously submitted a LCP Amendment on February 10, 2005, for the same 
changes to the LCP as in this subject Amendment; the previous LCPA was filed 
complete as LCPA 1-05 on March 24, 2005.  At the June 8, 2005 meeting, the 
Commission continued the time limit for the review for one year.  As a result, the 
Commission had until the March 8 – 10, 2006 Commission meeting to act on the LCPA 
within the one year time frame.  In early 2006, the City requested that this LCPA be 
heard by the Commission at the April 11 – 14, 2006 meeting in Santa Barbara.  In an 
effort to hold a Commission hearing nearest to the City of Port Hueneme, the City 
withdrew LCPA No. 1-2005 on January 20, 2006 and re-submitted the same LCPA 
which was filed as LCPA No. 1-2006 on January 25, 2006.  On April 12, the day before 
the Commission’s April 13, 2006 meeting, the City withdrew proposed LCPA 1-2006.  
This subject LCPA No. 2-2006 requests the same changes to the City’s LCP as the 
previous two Amendments.      
 
SUBSTANTIVE FILE DOCUMENTS  
 
City of Port Hueneme LCP Amendment No. 01-2005; City of Port Hueneme LCP 
Amendment No. 01-2006; City of Port Hueneme LCP Amendment No. 02-2006; Final 
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Environmental Impact Report, City of Port Hueneme John Laing Homes Project, dated 
January 2005; Oxnard Harbor District’s Vehicle Handling and Distribution Facility Final 
EIR, dated December 2005. 
 
ADDITIONAL INFORMATION 
 
For further information about this report or the amendment process, contact James 
Johnson at the Coastal Commission, 89 South California Street, Second Floor, Ventura, 
CA 93001, or 805-585-1800. 
 
EXHIBITS 
 
1. Coastal Zone Vicinity Map 
2. City of Port Hueneme Boundaries and Street Map Identifying LCPA Sites A & B 
3. Proposed LCPA Sites A & B  
4. Proposed Land Use Changes From Industrial to Low and Medium Density 

Residential Designations 
5. Proposed Zoning Map Changes From M–1 Light Industrial to Single Family and 

Multi-Family Planned Development 
6. LCP Area C: Surfside Industrial Land Use History  
7. Proposed City of Port Hueneme LCP Land Use, Implementation and Map 

Changes 
8. City of Port Hueneme Resolution No. 3476 
9.     City Map of Recent District Expansions in City of Port Hueneme, NCEL and 

Sunkist Sites. 
10.     Letter dated December 7, 2005 from William Buenger, Executive Director, of the 

Oxnard Harbor District 
11.     Letter dated May 11, 2005 from William Buenger, Executive Director, of the 

Oxnard Harbor District and attached letters 
12.     Land Use Map of Surfside Industrial Area Identifying Proposed Residential 

Parcels and Potential Cumulative Impact Parcels for Potential Future Conversion 
to Residential 

13.     Detailed Aerial Photograph of Surfside Industrial Area Identifying Proposed Site 
A  

14.     Detailed Aerial Photograph of Surfside Industrial Area Identifying Proposed Site 
B 

15.     Ex Parte Communication, Commissioner Mike Reilly 
16.     Alternative Land Available For Port Use, submitted by the City of Port Hueneme. 
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I. PROCEDURAL ISSUES
 
A. STANDARD OF REVIEW: 
 
The Coastal Act provides: 

The commission shall certify a land use plan, or any amendments thereto, if it finds 
that a land use plan meets the requirements of, and is in conformity with, the policies 
of Chapter 3 (commencing with Section 30200)… (Section 30513(c)) 

The Coastal Act further provides: 

The local government shall submit to the Commission the zoning ordinances, zoning 
district maps, and, where necessary, other implementing actions that are required 
pursuant to this chapter... 

The Commission may only reject ordinances, zoning district maps, or other 
implementing action on the grounds that they do not conform with, or are inadequate 
to carry out, the provisions of the certified land use plan. If the Commission rejects 
the zoning ordinances, zoning district maps, or other implementing actions, it shall 
give written notice of the rejection, specifying the provisions of the land use plan with 
which the rejected zoning ordinances do not conform, or which it finds will not be 
adequately carried out, together with its reasons for the action taken. (Section 30514) 

The standard of review that the Commission uses in reviewing the adequacy of the land use 
plan is whether the land use plan is consistent with the policies of Chapter 3 of the Coastal Act.  
The standard of review for the proposed amendment to the Implementation Plan of the certified 
Local Coastal Program, pursuant to Section 30513 and 30514 of the Coastal Act, is that the 
proposed amendment is in conformance with, and adequate to carry out, the provisions of the 
Land Use Plan (LUP) portion of the certified City of Port Hueneme Local Coastal Program.   
 
B. PUBLIC PARTICIPATION: 
 
Section 30503 of the Coastal Act requires public input in preparation, approval, certification and 
amendment of any LCP.  The City Council of Port Hueneme conducted a public hearing on 
February 2, 2005 acting to approve this LCP Amendment.  This public hearing was noticed at 
least ten days in advance.  In addition, a Notice of Public Hearing was published in the Ventura 
County Star.  There were no public comments presented at the City Council meeting on the 
proposed LCP Amendment.  In addition, the City mailed notices of availability of review draft 
documents on September 30, 2004, consistent with Sections 13551 and 13552 of the California 
Code of Regulations.  On May 3, 2006, the City held a hearing and adopted Resolution No. 
3476 reaffirming its prior authorization (granted by Resolution No. 3240) of the City’s submittal 
of Port Hueneme LCP Amendment No. 2-06.  Notice of the subject amendment has been 
distributed to all known interested parties by the City.  Therefore, public participation and 
agency coordination through the notice of LCP Amendment No. 1-2006 and 2-2006 was duly 
given consistent with Section 13515 of the Commission’s Regulations.  Notice of the subject 
amendment has been distributed to all known interested parties.  
 
C. PROCEDURAL REQUIREMENTS:  
 
Pursuant to Section 13551 (b) of the California Code of Regulations, the City’s resolution for 
submittal must indicate whether the Local Coastal Program Amendment will require formal local 
government adoption after the Commission approval, or as an amendment that will take effect 
automatically upon the Commission's approval pursuant to Public Resources Code Sections 
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30512, 30513, and 30519.  The City’s resolution of adoption dated May 3, 2006 confirms that 
this Amendment, if approved by the Commission, would take effect only after the City formally 
accepts the Commission’s action.  In this case, if the Commission denies the LCP Amendment, 
as recommended by staff, no further action is required by either the Commission or the City.  
However, if the Commission approves this Amendment, this Amendment would not become 
effective unless the City of Port Hueneme formally accepts the Commission’s action and 
complies with all the requirements of Section 13544.5 within six months from the date of 
Commission action.  Pursuant to Section 13544, the Executive Director shall determine whether 
the City's action is adequate to satisfy all requirements of the Commission’s certification order 
and report on such adequacy to the Commission.  As stated above, in this case, the Staff 
recommends denial of this Amendment request as submitted. 
 
 
II.  STAFF RECOMMENDATION
 
Following public hearing, staff recommends the Commission adopt the following 
resolutions and findings. The appropriate motion to introduce the resolution and a staff 
recommendation is provided prior to each resolution. 
 
A DENIAL OF THE LAND USE PLAN AMENDMENT AS SUBMITTED
 

MOTION I: 
 
“I move that the Commission certify Land Use Plan Amendment No. 2-06 as 
submitted by the City of Port Hueneme.” 

 
Staff recommends a NO vote.  Failure of this motion will result in the denial of the 
amendment and the adoption of the following resolution and findings.  The motion 
passes only by an affirmative vote of a majority of the Commissioners present. 
 
Resolution to deny the amendment to the Land Use Plan as submitted: 
 
The Commission hereby denies certification of Land Use Plan Amendment No. 1-06 
as submitted by the City of Port Hueneme and adopts the findings set forth below on the 
grounds that the amendment does not conform with the policies of Chapter 3 of the 
Coastal Act.  Certification of the Land Use Plan Amendment would not comply with the 
California Environmental Quality Act because there are feasible alternatives or 
mitigation measures which would substantially lessen any significant adverse impacts 
which the Land Use Plan Amendment may have on the environment. 
 
B DENIAL OF THE AMENDMENT TO THE IMPLEMENTATION PROGRAM AS 

SUBMITTED 
 

MOTION II: 
 

“I move that the Commission reject the Implementation Program Amendment 
No. 2-06 to the City of Port Hueneme LCP as submitted.” 
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Staff recommends a YES vote.  Passage of this motion will result in rejection of the 
Implementation Program Amendment and the adoption of the following resolution and 
findings.  The motion passes only by an affirmative vote of a majority of the 
Commissioners present. 
 
Resolution to reject the amendment to the Implementing Actions as submitted 
 
The Commission hereby denies certification of the Implementation Program 
Amendment No. 2-06 for the City of Port Hueneme certified Local Coastal Program and 
adopts the findings set forth below on grounds that the Implementation Program 
Amendment, as submitted, does not conform with, and is inadequate to carry out, the 
provisions of the Land Use Plan as certified.  Certification of the Implementation 
Program Amendment would not meet the requirements of the California Environmental 
Quality Act as there are feasible alternatives and mitigation measures available that 
would substantially lessen any significant adverse impacts on the environment that will 
result from certification of the Implementation Program Amendment as submitted. 
 
 
III.  FINDINGS FOR DENIAL OF THE LOCAL COASTAL PROGRAM AMENDMENT 
(Land Use Plan and Implementation Plan) 
 
The following findings support the Commission's denial of this Local Coastal Program 
Amendment as submitted.  
 
A. AMENDMENT DESCRIPTION AND PURPOSE 
 
The City of Port Hueneme (“City”) is located at the southwest portion of Ventura County 
between the Pacific Ocean and the Oxnard Plain.  The City is surrounded by the City of 
Oxnard and the US Naval Construction Battalion Center.  (Exhibits 1 - 3)  
 
The City proposes to amend the Local Coastal Program and Plan Maps by revising the 
LCP Land Use and Zoning Ordinance and Maps on one property (Site A) from 
“Industrial” and “M-1: Light Industrial Zone” to “Low Density Residential” and “R-1(PD): 
Single Family Zone (Planned Development)”, respectively.  The Amendment also 
proposes to revise the LCP Land Use and Zoning Ordinance and Maps on a second 
property (Site B) from “Industrial” and “M-1: Light Industrial Zone” to “Medium Density 
Residential” and “R-2 (PD): Limited Multifamily (Planned Development)”, respectively 
(Exhibits 4 - 5).  The subject property, comprising approximately 17 acres of land, is 
located southeast of the intersection of Hueneme Road and Surfside Drive.  The area 
subject to this LCP Amendment is part of a larger geographic segment identified in the 
certified LCP as “Area C: Surfside Industrial” (Exhibits 4 and 5).  The City also proposes 
various text revisions to the Local Coastal Program to carry out this Amendment (Exhibit 
7) and has approved Resolution No. 3476 to amend the LCP (Exhibit 8). 
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The purpose of the proposed LCP Amendment is to change the land use plan and 
zoning designation and land use and zoning map from “Industrial” to “Low Density 
Residential” on one property and to “Medium Density Residential” on another property 
thereby allowing the future construction of a 125 unit residential development project 
proposed by John Laing Homes.  Once the LCP designation on these properties is 
amended to “Low Density” and “Medium Density Residential”, the City could then 
approve the related coastal permit application by Laing Homes for the construction of 
150 new homes on the subject site (64 single-family residences on Site A, which is 
approximately 10 acres of the subject site and 86 townhomes on Site B, which is 
approximately 6.8 acres of the site).  Site A of the subject site includes two parcels that 
are currently vacant totaling approximately 10 acres.  Site B of the subject site includes 
five parcels totaling approximately 6.8 acres.  Approximately 4 acres of Site B includes 
a vacant dirt lot used by Waggoners Trucking as a truck storage facility.  The remaining 
2.8 acres includes industrial uses such as a boat repair facility and two welding facilities 
that are in process of relocating.  Sites A and B are separated by railroad tracks that 
lead to the Port of Hueneme, Oxnard Harbor District and inland areas in Ventura 
County.  Thus, these sites have direct rail access to the Port of Hueneme, Oxnard 
Harbor District.  
 
B. BACKGROUND AND PREVIOUS COMMISSION ACTION: 
 
The City adopted this Amendment to the City's certified LCP and forwarded it to the 
Commission for certification on May 3, 2006.  Staff determined in a letter dated May 18, 
2006, that the Amendment was complete, and therefore, filed.   
 
The City previously submitted a LCP Amendment on February 10, 2005, for the same 
changes to the LCP as in this subject Amendment; the previous LCPA was filed 
complete as LCPA 1-05 on March 24, 2005.  At the June 8, 2005 meeting, the 
Commission continued the time limit for the review for one year.  As a result, the 
Commission had until the March 8 – 10, 2006 Commission meeting to act on the LCPA 
within the one year time frame.  In early 2006, the City requested that this LCPA be 
heard by the Commission at the April 11 – 14, 2006 meeting in Santa Barbara.  In an 
effort to hold a Commission hearing nearest to the City of Port Hueneme, the City 
withdrew LCPA No. 1-2005 on January 20, 2006 and re-submitted the same LCPA 
which was filed as LCPA No. 1-2006 on January 25, 2006.  On April 12, the day before 
the Commission’s April 13, 2006 meeting, the City withdrew proposed LCPA 1-2006.  
This subject LCPA No. 2-2006 requests the same changes to the City’s LCP as the 
previous two Amendments.      
 
 
In addition in February 2005, the City approved a Coastal Development Permit for Laing 
Homes to construct 150 homes on the subject site (64 single-family residences on Site 
A and 86 multi-family residential units on Site B).  Although the City submitted a Final 
Action Notice to the Commission on February 10, 2005, for the coastal permit, 
Commission Staff sent the City a Deficiency Notice dated February 14, 2005, noting that 
the City’s action was not complete as described under 14 Cal. Admin. Code Section 
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13750.  It is important to note that in order for the City to approve a Coastal 
Development Permit for future residential development on the subject property, 
approval of this LCP Amendment is necessary as the existing Industrial land use 
designation does not allow a residential land use. The subject sites A and B are located 
within the Commission’s Coastal Permit Appeals area.   
 
The Commission certified the LCP on July 24, 1984, with a Land Use designation for 
“Area C, Surfside Industrial”, that designated the subject sites A and B as “Coastal 
Related Industrial” to allow for coastal related land uses to accommodate growth at the 
Port of Hueneme, Oxnard Harbor District.  Since then the LCP was amended in 1998 
(LCPA No. 1-98) to revise the text and broaden the allowable land uses on the subject 
sites to more general industrial and public facility land uses in addition to coastal related 
industrial land uses. The certified LCP as amended in 1998 states under the relevant 
section:  
 

Area C:  Surfside Industrial  - Due to its existing industrial character, low utilization, and 
direct road and rail access to the Port of Hueneme, the Surfside Industrial area has been 
identified as an area that continues to be appropriate for future industrial development 
including accommodating harbor-related growth.  Inasmuch as Area C lacks immediate 
water adjacency, coastal dependent uses would be precluded from locating therein.  …  
Therefore, coastal-related land uses are encouraged to locate in this area due to road and 
rail access to Port Hueneme along with other industrial uses. . . .  Preference shall be 
given to development of coastal-related uses in remaining vacant land areas 

 
The municipal boundaries of the City of Port Hueneme include the Port of Hueneme, a 
portion of the Port is owned by the Oxnard Harbor District, while the remainder is owned 
by the United States Naval Construction Battalion Center (USNCBC) (Exhibit 2).  When 
the Commission certified the City's LCP in 1984 and amended it in 1998, certain areas 
within the City were designated for coastal dependent and coastal related land uses.  
The Oxnard Harbor District lands surrounding the Port of Hueneme were designated for 
coastal dependent and coastal-related land uses, specifically known as Port Related 
Uses.  The lands within the Surfside Industrial Area located east of the Harbor were 
designated “Industrial” that allows for coastal related land uses in addition to other 
selected light industrial land uses.  
 
When the Commission certified the City’s LCP in 1984 the “Surfside Industrial Area” 
was designated specifically as a "Coastal Related Industry" land use.  In 1998, the 
Commission certified Amendment No. 1-98 which replaced the “Coastal Related 
Industry” land use designation  with "Industrial" and "Public Facilities" designated land 
uses.  The reason for the change was that at the time, the need for land for coastal-
related uses had lessened somewhat while the need for land for other kinds of industrial 
uses had increased.  Although the LCP amendment accommodated this need by 
allowing for non-coastal related industrial uses to occur in the Surfside Industrial Area, it 
also continued to recognize the importance of retaining this area for coastal-related 
development.  Thus, the LCP currently describes the “Surfside Industrial Area” as an 
"area that continues to be appropriate for future industrial development including 
accommodating harbor-related growth."  The LCP also includes a policy that states: 
“[p]reference shall be given to development of coastal-related uses in remaining vacant 
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land areas.”    Coastal related developments are those that do not require a location on 
the coast as do coastal dependent developments, but that support coastal-dependent 
uses. 
 
There are two other properties within the City that have been acquired by the Port of 
Hueneme, Oxnard Harbor District for coastal dependent and related land uses in the 
past.  In 1997, the Oxnard Harbor District acquired approximately 34 acres of prime 
industrial land located between the Harbor District and the ocean at the entrance to the 
Harbor from the United States Navy.  The redevelopment of this land formerly known as 
the Naval Civil Engineering Laboratory (NCEL), required a change in the land use and 
zoning designations from “Industrial” and “Development Reserve Overlay” to “Coastal 
Related Industry”.  LCPA No. 1-96 was certified into the City’s LCP.  Amendment No. 5 
to the District's Port Master Plan was certified by the Commission in 1996 also providing 
for coastal related and coastal dependent land uses through a Port Related land use 
designation for this property within the District’s Port Master Plan and is currently used 
for temporary storage of offloaded automobiles and other bulk products.  (See Exhibit 9 
for NCEL Site) 
 
In 2002, the Commission certified LCP Amendment No. 1-02 for 13.7 acres formerly 
known as the Sunkist Property located adjacent to the Harbor District (east of the former 
NCEL property) as part of the District’s South Terminal – East Expansion Project (See 
Exhibit 9 for Sunkist Site).  This land was designated for “Port – Related Uses” and is 
currently used for temporary storage of offloaded automobiles and other bulk products.  
Prior to this amendment, this land was designated for visitor serving land uses.    
 
Should the Commission approve this subject LCP Amendment No. 2-2006, the City of 
Port Hueneme may take final action on the previously approved coastal permit for the 
related residential project proposed by John Laing Homes, a private development 
company.  It is important to note that the proposed development project at the City level 
is not part of this LCP Amendment and may only proceed if authorized by a Coastal 
Development Permit approved by the City after the certification of this Amendment by 
the Coastal Commission.  Since the subject site is located within the Commission’s 
coastal appeal jurisdiction, the City of Port Hueneme action on this residential project is 
appealable to the Commission.  
 
C. Coastal Land Use Priorities and Cumulative Development Issues: 
 
The proposed amendment to the certified City of Port Hueneme Land Use Plan would 
result in the conversion of approximately 17 acres of land currently designated for 
industrial and coastal-related industrial uses to residential use (Exhibits 4 and 5).  
“Coastal dependent” and “coastal related” industrial uses are designated as priority 
uses under the Chapter 3 policies of the Coastal Act.  In this case, the proposed 
amendment raises issues regarding priority land uses under the Coastal Act and 
potential cumulative impacts to coastal resources that will result from conversion of the 
subject parcels to residential development.  The primary issue for the Commission to 
consider is whether or not the conversion of land currently designated for use for 
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industrial, including “coastal-related,” land uses to  “residential” use adjacent to or near 
the Oxnard Harbor District is consistent with the policies of the Coastal Act.  The second 
issue involves potential cumulative adverse impacts resulting from the conversion of 
land currently developed with, and surrounded by, existing industrial development to 
residential land use.  Development of the subject sites with residential development 
would result in potential conflicts between the neighboring industrial uses and new 
residential homeowners due to undesirable noise, odors, and activities related to the 
industrial uses.  This conflict would likely result in increased pressure to eventually 
convert the remaining surrounding industrial areas to residential use as well.   
 
Public Resources Code Section 30250 of the Coastal Act states that: 
 

(a)  New residential, commercial, or industrial development, except as otherwise provided in 
this division, shall be located within, contiguous with, or in close proximity to, existing 
developed areas able to accommodate it or, where such areas are not able to accommodate 
it, in other areas with adequate public services and where it will not have significant adverse 
effects, either individually or cumulatively, on coastal resources.  ... 
 
(b)  Where feasible, new hazardous industrial development shall be located away from 
existing developed areas.  
 

Public Resources Code Section 30255 of the Coastal Act provides that: 
 
Coastal-dependent developments shall have priority over other developments on or near the 
shoreline.  ...  When appropriate, coastal-related developments should be accommodated 
within reasonable proximity to the coastal-dependent uses they support.   
 

Public Resources Code Section 30260 of the Coastal Act provides that: 
 

Coastal-dependent industrial facilities shall be encouraged to locate or expand within 
existing sites and shall be permitted reasonable long-term growth where consistent with this 
division.  However, where new or expanded coastal-dependent industrial facilities cannot 
feasibly be accommodated consistent with other policies of this division, they may 
nonetheless be permitted in accordance with this section and Sections 3026l and 30262 if (l) 
alternative locations are infeasible or more environmentally damaging; (2) to do otherwise 
would adversely affect the public welfare; and (3) adverse environmental effects are 
mitigated to the maximum extent feasible. 
 

Public Resources Code Section 30101 of the Coastal Act defines "coastal-dependent 
development or use" as: 
 

“Coastal-dependent development or use” means any development or use which requires a 
site on, or adjacent to, the sea to be able to function at all. 

 
Public Resources Code Section 30101.3 of the Coastal Act defines "coastal-related 
development" as: 
 

“Coastal-related development” means any use that is dependent on a coastal-dependent 
development or use. 
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Public Resources Code Section 30701(a) of the Coastal Act provides that: 
 

The Legislature finds and declares that: 
 
(a) The ports of the State of California, including the Humboldt Bay Harbor, Recreation, and 
Conservation District, constitute one of the state’s primary economic and coastal resources 
and are an essential element of the national maritime industry.  

 
The Coastal Act provides that coastal-dependent developments, including coastal 
related developments, shall have priority over other developments on or near the 
shoreline.  Coastal-dependent industrial facilities shall be encouraged to locate or 
expand within existing sites and shall be permitted reasonable long-term growth.  When 
appropriate, coastal-related developments, should be accommodated within reasonable 
proximity to the coastal-dependent uses they support.  It important to note that Coastal 
related developments include facilities for commercial fishing facilities, aquaculture, 
offshore oil, gas and mineral development in addition to port related developments.   
 
The Port of Hueneme, is clearly a coastal-dependant use and one that has been 
recognized by the Coastal Act as a one of the state’s primary economic and coastal 
resources and an essential element of the national maritime industry.  The Oxnard 
Harbor District proposes to use the subject property for temporary storage of products 
brought into the District by ships.  This proposed port related use is a coastal-related 
use because it supports the Port’s operations and is therefore dependent upon the Port.  
The subject property is an appropriate location for uses that support the Port activities 
because of its proximity to the Port, its proximity to other industrial lands and its 
proximity to rail lines. If the use designation for the subject properties was converted to 
residential, there would be less area available for industrial uses that are dependent on 
the Port’s operations.   
 
Aside from the Surfside Industrial Area, there is no other similar sized land currently 
available in reasonable proximity to the Port that could be feasibly used for industrial 
uses that are dependent on the Port’s operations.  However, the City of Port Hueneme 
has asserted that there are six alternative sites for the expansion of port-related uses 
(three sites adjacent to the Oxnard Harbor District which are not currently available for 
use by the port and two other sites far to the east that are actually located in the City of 
Oxnard, and not within the City of Port Hueneme).  The six sites that the City of Port 
Hueneme asserts are feasible alternatives are shown on Exhibit 16.  The two sites in 
the City of Oxnard consist of some industrial zoned land but are mostly developed with 
agricultural uses, zoned for agricultural uses, or include wetlands.  About half of each 
Site 1 and 2 are located within the coastal zone and the landward half of each site is 
located outside the coastal zone.  Exhibit 16 identifies these two sites as number 1 and 
2 both which are located within and beyond the coastal zone.  Pursuant to the certified 
LCP for the City of Oxnard, about one third of Site number 1 is designated for industrial 
uses while about two thirds of the site is designated for agricultural uses and wetlands.  
Pursuant to the Oxnard LCP, Site number 2 is entirely designated for agricultural uses 
in the coastal zone.  Its important to note that Sites 1 and 2 are located some distance 
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from the port, reducing the desirability for port related uses and increasing the potential 
impacts of such use on coastal resources.  The Commission finds that these two sites 
identified by the City of Port Hueneme are actually located in the City of Oxnard (outside 
the City of Port Hueneme) and consist primarily of existing agricultural land and 
sensitive wetland areas which would be inappropriate for development with industrial 
uses.”  Thus, these alternative locations are considered infeasible due to their long 
distance from the Port District, the existing agricultural uses on those sites, and 
presence of sensitive habitat and environmental resources.    
 
In regards to the other three sites identified by the City, Sites 3 and  4 are located on 
United States Naval Base property consisting of approximately 435 acres and 140 
acres, respectively, of leased land.  The Oxnard Harbor District’s Vehicle Handling and 
Distribution Facility Final EIR (for the proposed use of the Sites A and B in this LCPA) 
states that the Oxnard Harbor District has previously requested the U.S. Navy to 
increase the size of the Naval Base area available for District use pursuant to a joint use 
agreement between the U.S. Navy and the District.  However, the U.S. Navy has not 
previously agreed to expand the area for District Use.  Further, the existing agreement 
only allows the District to use portions of this Navy land with the limitation that it must be 
vacated within 24 hours upon receipt of notice.  As a result of this limitation, use of this 
land is not feasible for storage and distribution of bulk products received at the Port.   
 
Site number 5 consists of 8.15 acres of existing residential development adjacent to the 
District with a “Residential” land use designation and “Transitional Residential/Coastal-
Related Industry” zoning designation.  If the District were to expand onto these 8.15 
acres for Coastal Related Industrial purposes, the District would need to acquire a 
number of individually owned, residentially developed properties, relocate the 
occupants, and then demolish the residences before this site could be used for any port 
related activities.  Therefore, conversion of this property is not considered feasible.   
 
Site number 6 consists of 5 acres located adjacent to the District (formerly the Edison oil 
storage tanks) which is now paved and fenced and may be used in the future by the 
District for first point staging of products offloaded at the Port. The Oxnard Harbor 
District is currently processing a Port Master Plan Amendment No. 7 to change the land 
use on this property from “Petroleum Products” to “Autos/General Cargo”.  The District 
held its first public hearing on this Amendment on July 10, 2006 and may take final 
action on August 28, 2006.  It is expected that if this Amendment is approved, the 
District will submit this Amendment to the Coastal Commission for certification into the 
existing District’s Port Master Plan. The District has informed staff that this site is not 
large enough to meet the District’s current needs for automobile storage. The District 
may need additional land for coastal related uses in the future.  This site with five acres 
is much smaller than the 17 acres considered at Sites A and B in this LCPA and is not 
considered a feasible alternative site due to its limited size.    
 
Thus, for the reasons stated above, none of the six alternative sites cited by the City of 
Port Hueneme are considered feasible for District use as storage and distribution sites 
as compared to the subject Sites A and B in this LCPA.  In addition, as discussed in 
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more detail below, the Harbor District has documented its need for this land for coastal-
related uses to serve the District at the Port of Hueneme.  Therefore, the Commission 
finds that it would be inconsistent with the above-cited polices of the Coastal Act to 
convert land that is appropriate and needed for coastal-related uses to residential uses. 
 
The certified Land Use Plan identifies the “Area C Surfside Industrial” area as 
“Industrial” with a zoning designation of “M-1 Light Industrial”.  The existing land uses 
identified in this area include "Industrial" and "Public Facilities" (Exhibit 12).  The 
discussion provided in the Land Use Plan notes that Area C contains Industrial uses 
(auto salvage, general industrial, mini-storage) and public facilities.  The Land Use Plan 
includes a discussion recognizing coastal related industrial uses as a priority land use 
as cited below: 
 

Due to its existing industrial character, low utilization, and direct road and rail access to 
the Port of Hueneme, the Surfside Industrial area has been identified as an area that 
continues to be appropriate for future industrial development including accommodating 
harbor-related growth.  Inasmuch as Area C lacks immediate water adjacency, coastal-
dependent uses would be precluded from locating therein.  Furthermore, pre-existing 
development within the Surfside Industrial area may not, in all cases, be conducive for 
subsequent conversion to harbor-related use.  Hence, such development should not be 
precluded from continuing or being replaced by other than harbor-related uses.  
Therefore, coastal related land uses are encouraged to locate in this area due to road and 
rail access to Port Hueneme along with other industrial uses.  Within this context, 
therefore, the following specific development policies shall apply: 
 
Due to lack of immediate water adjacency, coastal-dependent uses shall be precluded 
from development within the Surfside Industrial area.   
Preference shall be given to development of coastal-related uses in remaining vacant 
land areas. 

 
The certified Land Use Plan places a higher priority on coastal related uses within 
Industrial designated lands.  Residential land uses are not an allowable land use within 
Industrial designated lands.  The proposed Zoning Ordinance Amendment would result 
in a loss of higher priority coastal related zone in order to accommodate the lower 
priority residential zone.  The proposed change is inconsistent with the Land Use Plan 
policies sited above.    
 
As noted above, the Commission certified the City’s LCP in 1984, including the 
“Surfside Industrial Area” which was designated specifically as a "Coastal Related 
Industry" land use.  In 1998, the Commission certified Amendment No. 1-98 which 
deleted the “Coastal Related Industry” land use replacing it with "Industrial" and "Public 
Facilities" designated land uses.  In addition, as part of that amendment, the 
Commission also certified a revision to the LCP that specifically stated that the “Surfside 
Industrial Area” is an "area that continues to be appropriate for future industrial 
development including accommodating harbor-related growth."  As proposed by the City 
in LCPA No. 1-98, the language was intended to broaden the allowable land uses for 
the subject area to allow for industrial development, in addition to coastal related 
industrial development.  However, as noted above, LCPA No. 1-98 also specifically 
provided that preference for coastal related uses be given in regards to any new 
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development of the remaining vacant lands as noted in the reference above from the 
City’s current certified LCP.   
 
As discussed above in detail, the subject site is an appropriate location for coastal 
related uses.  Further, the Oxnard Harbor District has not only expressed an interest in 
acquiring these sites for coastal related uses but also is proposing to acquire these sites 
and is pursuing a development project to carry out coastal related uses to serve District 
needs. 
 
The certified City of Port Hueneme Land Use Plan requires that land must be provided 
for potential coastal related uses or developments when they are needed in the future.  
Since this site is the only industrial area within the City that has direct rail and road 
access to the Harbor District, the potential for developing coastal related land uses 
within reasonable proximity to the coastal-dependent uses they support, is appropriate.  
The existing “Industrial” land use designation which provides for “Coastal Related 
Industry”, as a preferred land use, provides for adequate opportunity for coastal related 
land uses, including aquaculture, commercial fishing, offshore oil, gas and mineral 
development and the proposed port related land uses to be developed within this Area 
by the District.  Therefore, the Commission finds that City's Local Coastal Plan and 
Zoning Ordinance Amendments to convert a portion of Area C Surfside Industrial to 
single family and multi-family residential zones, as submitted, is inadequate to carry out 
the City’s certified Land Use Plan.  
 

1. Need for “Coastal-Related” Land 
 
The two properties that are subject to the proposed amendment comprise 
approximately 17 acres of the larger 40-acre “Surfside Industrial Area”.  Existing land 
uses within the “Surfside Industrial Area”, include various industrial uses (including, but 
not limited to, a boat repair facility, welding facilities, and a mini-storage) and three 
public facilities (Veterans of Foreign Wars building, a City storage/maintenance yard, 
and a School District storage/maintenance yard).  The Surfside Area is currently 
developed with, and continues to be appropriate for industrial development and coastal 
related uses.  This area has existing rail access (Ventura County Railroad) and road 
access to other areas of the County, including the Oxnard Harbor.  The existing rail line 
provides direct access to the Harbor District from the two subject properties.  The 
presence of the rail connection is a unique attribute for this industrial area which would 
greatly facilitate its potential use for “Coastal Related” Industry.  The subject sites are 
located approximately 3/4 - 1 mile east of the harbor and less than 1/2 mile north from 
the ocean.  Thus, the subject sites are in reasonable proximity to the Port operations 
and are appropriate for industrial uses that are dependent on the Port’s operations. In 
its previous approval of LCPA No. 1-98 that authorized the previous re-
designation/rezoning of the two subject sites to its current industrial use/zoning, the 
Commission found that because the subject area is not on or immediately adjacent to 
the sea, a coastal dependent land use designation was not necessary for the Surfside 
Area and that it was more appropriate to designate the land for industrial/coastal related 
land uses. 



City of Port Hueneme LCP Amendment No. MAJ 2-06 Page 15 
Laing Homes 

 
Staff requested information on the future needs of the Oxnard Harbor District as they 
relate to the City's proposed land use change for the Surfside Industrial Area.  William 
Buenger, Executive Director, of the Oxnard Harbor District responded in a letter dated 
December 7, 2005, that the two properties that are the subject of this amendment 
request, are needed to meet current levels of Port use as well as future projected levels 
of Port Use (Exhibit 10).  Mr. Buenger specifically indicates that the Harbor District 
intends to construct a vehicle handling and distribution facility on the two properties that 
are subject to this amendment.  The Harbor District further states that the two subject 
properties are ideally suited for Harbor related industrial uses due to their close 
proximity to the Port and the availability of rail and road access.  The Harbor District has 
stated that it objects to the proposed  Amendment to the City’s Local Coastal Plan as it 
would eliminate the potential use of the subject sites for Harbor related uses.  More 
importantly, the Harbor District further states that the subject sites are some of the last 
remaining vacant areas within close proximity to the Port that is suitable for harbor-
related uses/development and that the conversion of the subject sites to residential 
development would be detrimental both to the current operations of the port, as well as 
to future growth of the port.  This letter sets forth the intent of the District to acquire this 
property for coastal related land uses as currently allowed in the City’s LCP.  The letter 
states: 
 

This is the only vacant land in close proximity to the Port within the City of Port Hueneme 
that is, or would be, appropriate for Port use.  The Oxnard Harbor District which owns 
and operates the commercial Port of Hueneme strenuously opposes the approval of the 
Amendment to the City’s Local Coastal Plan because this property is vitally needed by 
the District to accommodate its current and future international business.  The District 
proposes to construct on the land, nearly all of which is vacant, a vehicle handling and 
distribution facility because of its close proximity to the Port.  As outlined in my letter to 
the Commission dated May 11, 2005 (Staff Note, see Exhibit 11), the District continues its 
process to acquire this land following the procedures required by law.   
 
Recognizing the need to preserve and enhance the movement of goods and materials in 
California, particularly Southern California, the Oxnard Harbor District has in recent years 
not only prepared its marine facilities to handle increased waterborne commerce by 
expanding and improving waterfront areas, constructing refrigerated warehouses and 
vehicle transfer facilities, it has acquired a World Trade Center Association license to 
promote world trade, provided the local financial match for Rice Avenue extension (Port 
Intermodal Corridor) and purchased the memberships of the Ventura County Railway 
Company, LLC to preserve rail access to the harbor, both commercial and naval facilities. 

 
The Coastal Act requires that coastal related uses or developments be considered a 
priority use in comparison with other types of development, including residential 
development.  The Coastal Act further provides that that land for both existing and 
future coastal-related development should be protected for such uses.  In this case, the 
subject sites are particularly important in regards to the provision of coastal related 
industrial development because they are the only currently vacant parcels of land 
designated for “Industrial” and “coastal-related” land uses within the City that are in 
relatively close proximity to the Harbor.  Further, presence of direct rail and road access 
to the Harbor District is an important amenity that makes the subject site particularly 
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appropriate for development with coastal related land uses.  The intent of the Oxnard 
Harbor District to acquire these properties is clearly identified in their December 7, 2005 
letter (Exhibit 10).  The District further explains in the December 7, 2005 letter why 
these properties are needed for Port use as follows: 
 

First in the adoption of the Coastal Act of 1976, the Legislature established a separate 
Chapter *8 governing ports, including the Port of Hueneme, and made specific legislative 
findings regarding them.   Thus, the Legislature determined that the Port of Hueneme is 
“one of the state’s primary economic and coastal resources and [is] an essential element 
of the National Maritime Industry.”  The Legislature also directed that the Port modernize 
and construct facilities within its boundaries in order to minimize or eliminate the 
necessity for future dredging and filling to create new ports in new areas of the state.  
The construction of housing units on the Hueneme Road land is detrimental to the Port 
of Hueneme as a “coastal resource” and contrary to the Legislative mandate for the 
construction of facilities within its boundaries.  This is so because this land is currently 
needed to accommodate existing and future business of the Port.  In this regard, it is 
interesting to note that between FY 1995 and 2005 dry cargo tonnage has increased by 
36.8%, but the units of imported automobiles have increased 122.7% to a total of 280,007 
units in 2005.   
 
Second the Coastal Act in section 30001.5(d) provides as a “basic goal of the state”, 
priority to coastal dependent and coastal related uses over other development on the 
coast.  The foreign, interstate and intrastate maritime commerce engaged in by the Port 
and the activities that support it thus should have priority over the use of the Hueneme 
Road land for housing.  

 
As noted above in the letter from the Port of Hueneme, Oxnard Harbor District, the 
Harbor District not only needs these properties for current and expected future coastal 
related land uses but is now also in the process of acquiring these properties.  The 
District’s May 11, 2005 letter outlines the District’s process to acquire these properties, 
through the process of eminent domain if needed, and including the need for a 
Commission approved Port Master Plan Amendment (Exhibit 11).   
 

As indicated in my previous letters, the Oxnard Harbor District is proceeding with the 
process to acquire this property (nearly all of which is currently vacant) for port 
purposes because of the urgent need for additional land for existing and future cargo 
operations at the Port of Hueneme which is owned and operated by the Oxnard Harbor 
District.  Because of its close proximity to the Port, this land is ideal for port related 
purposes.  The District proposes to acquire this land through the exercise of the power 
of eminent domain, if necessary.  As the Commission is aware, the process for 
acquisition of land by a public entity such as the Oxnard Harbor District is a rather slow 
process.  The District must first complete an environmental assessment and adopt a 
negative declaration, mitigated negative declaration or environmental impact report 
before it can approve the project consisting of the acquisition of the land, amendment to 
its Port Master Plan, and development of the property for port use.  …  The District is well 
underway in this environmental assessment process. 

 
On July 11, 2005, the Oxnard Harbor District determined that an Environmental Impact 
Report was necessary and directed District Staff to commence preparation of the 
document.  The public review period commenced on October 17, 2005 for the Draft EIR.   
The District held a public hearing on November 14, 2005.  At this time, the Oxnard 
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Harbor District has not yet completed the certification process for the EIR due to 
pending litigation. 
 
In addition, the Oxnard Harbor District have informed Commission staff that the District 
is currently planning to convert about the approximately 5 acres of land formerly used 
for by Edison for oil storage tanks to automobile and other cargo storage located within 
the Harbor District lands.    On July 10, 2006 the Oxnard Harbor District held an initial 
public hearing on Port Master Plan Amendment No. 7 to consider changing the Land 
Use Designation from “Petroleum Products” to “Autos/General Cargo”.  The Harbor 
District set August 28, 2006, for the final hearing date for this Amendment and intend to 
submit it to the Coastal Commission shortly thereafter.  The Commission notes that this 
is one of the sites the City of Port Hueneme has asserted would be a feasible 
alternative site for harbor expansion as a replacement for the subject site.  However, the 
Harbor District staff have informed Commission staff that even with this additional 5-
acre parcel of land for use by the Harbor District for autos and general cargo storage, 
the District remains interested in acquiring the properties which are the subject of this 
City of Port Hueneme LCP Amendment and have stated that the subject sites in the 
“Surfside Industrial Area” are necessary for future expansion of port operations.  
 

2. Cumulative Impacts  
 
As noted above, the “Surfside Industrial Area”, which is approximately 40 acres in size 
is surrounded by residential development to the north and south, with pockets of 
residential development located to the west among Parks and Open Space Areas.  To 
the east, there are Industrial Land Uses in the City of Port Hueneme and beyond in the 
City of Oxnard (Exhibits 4 and 5).  The industrial uses have been established since as 
early as 1966 on one of these parcels (Exhibit 6).   
 
The City proposes to replace the existing “Industrial” land use designation for about 17 
acres of the “Surfside Industrial Area” with a “Residential” Land Use designation.  
Although, the remaining approximate 23 acres would continue to be designated 
“Industrial” and “Public Facilities” land uses, these remaining areas would subject to 
increased pressure in the future to be converted to residential land uses as well as a 
result of this amendment.  As identified on the Land Use Map and the Zoning Map, 
Exhibits 13 and 14, there are seven parcels surrounding the proposed Residential Area 
that would remain designated for “Industrial” or “Public Facilities” Land Uses as 
currently proposed by the City of Port Hueneme.  If the proposed conversion of land 
designated for “Industrial” uses to “Residential” land use were to occur on the subject 
Sites A & B, these seven remaining adjacent parcels of “Industrial” and “Public 
Facilities” land uses would become effectively non-contiguous or isolated pockets of 
industrial land uses surrounded by residential development.  The result would create 
non-compatible land uses between the newly constructed residential development on 
subject Sites A and B, as proposed in this Amendment, and the surrounding ten 
adjacent or nearby parcels of existing “Industrial” and “Public Facilities” land uses within 
the Surfside Industrial Area (Exhibit 5).  Further, the Commission finds that the 
proposed conversion of the subject sites to “Residential” land use would likely result in 
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potential conflicts between the existing neighboring industrial developments and the 
homeowners in the new residentially developed area due to undesirable noise, odors, 
and activities related to the industrial uses.  Therefore, as a result of the inherent 
incompatibility of these land uses, it is further expected that the conversion of the 
subject site to residential development would also result in increased pressure to 
eventually also convert the existing neighboring industrial areas to residential land use.  
Therefore, as proposed, the conversion of the subject sites from industrial/coastal 
related land uses to residential land uses would also result in potential adverse impacts 
to, or the actual loss of, the remaining neighboring “Industrial” designated lands that are 
not directly subject to this amendment and which are currently developed with industrial 
and public service land uses within the Surfside Industrial Area.  These resulting 
cumulative impacts would be inconsistent with Coastal Act policies addressing priority 
land uses protecting coastal related land uses in proximity to the coastal dependent 
Oxnard Harbor District.  
 

3. Conclusion 
 
Therefore, the Commission finds that the proposed amendment to the City’s Local 
Coastal Program to convert the existing certified land use of the subject sites from 
“Industrial/Coastal Related” land uses and Zoning Ordinances to “Residential” land uses 
is inconsistent with Chapter 3 policies of the Coastal Act and the existing policies and 
provisions of the certified LCP for the City of Port Hueneme.  The Coastal Act requires 
that specific categories of development, including “Coastal Related” development, 
receive priority over other non-priority development, such as Residential Land Uses.  
Specifically, Coastal Act policies require that coastal related land uses be protected and 
the use of land suitable for coastal related development shall have priority over private 
residential development.  Thus, the Commission finds that City's proposed Local 
Coastal Program Amendment to convert land from “Industrial/Coastal Related” land use 
and zoning ordinances to “Residential” land use within “Area C Surfside Industrial”, as 
submitted, is inconsistent with above referenced sections of the Coastal Act and the 
City’s certified LCP. 
 
D. Local Coastal Program/California Environmental Quality Act 
 
Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local 
governments from the requirement of preparing an environmental impact report (EIR) in 
connection with its local coastal program (LCP).  Instead, the CEQA responsibilities are 
assigned to the Coastal Commission.  However, the Commission’s LCP review and 
approval program has been found by the Resources Agency to be functionally 
equivalent to the EIR process.  Thus, under Section 21080.5 of CEQA, the Commission 
is relieved of the responsibility to prepare an EIR for each LCP.  Nevertheless, the 
Commission is required in an LCP submittal to find that the LCP does conform with the 
provisions of CEQA.  The City of Port Hueneme LCP Amendment 2-2006 consists of a 
Land Use Plan (LUP) amendment and a Zoning Ordinance amendment. 
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As discussed in this staff report, the LUP amendment is not in conformity with the 
coastal related industrial policies of Chapter 3 of the Coastal Act.  The zoning ordinance 
amendment is not in conformity with nor adequate to carry out the coastal related 
industrial policies of the certified LUP.  Therefore, the Commission finds that approval of 
the LCP amendment will result in significant adverse environmental impacts under the 
meaning of CEQA.  A feasible alternative exists in that the sites can retain the coastal 
related industrial land use designation and zoning.  Therefore, the Commission finds 
that there are feasible alternatives under the meaning of CEQA which would reduce the 
potential for significant adverse environmental impacts.  Therefore, the Commission 
denies LCP amendment request 2-2006. 
 
 
Port Hueneme LCPA 0206 Staff Report final 
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